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gest any type of major depression. 
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THE MARRIAGE RATE AND THE 
DEMAND FOR RESIDENTIAL UNITS 


JE have quite frequently expressed the belief that the demand for 

space of all types is very elastic. In periods of prosperity it ex- 

pands, and in periods of depression it contracts. One hundred thou- 
sand individuals will occupy far fewer separate housing units in periods 
of depression than they will in periods of prosperity. One thousand com-= 
mercial concerns will occupy fewer square feet of office space in periods 
of depression than they will during periods of great industrial activity. 
One thousand factories will use a smaller number of square feet of factory 
space than they will in periods of feverish activity. While these truthss 
are self-evident, it is rather remarkable how seldom they have been recog- 
nized during the depression we have just come through. In the period fol- 
lowing the stock market collapse in 1929 vacancy of all types of space in- 
creased rapidly, and the newspapers and magazines were filled with edito- 
rials on the amount of over-building which had taken place in the preced- 
ing building boom. 


A study of figures on residential vacancy in14l_ typical 
American cities shows that residential vacancy,prior to the market col- 
lapse at the beginning of this depression, was comparatively slight in 
spite of the fact that we had just come through a period when we were pro- 
ducing new family accommodations at a very rapid rate. During this boom 
the demand for space increased almost as fast as space was produced, and 
until industrial conditions showed a marked collapse, the shrinkage in 
demand did not occur which later sky-rocketed vacancy to new heights in 
the early part of 1944. This rapid increase in residential vacancy oc- 
curred at a time when very little new building was being done. 


The absorption of vacancy due to the rapidly expanding demand 
Since 1943 has been quite marked. Let us look at the various reasons for 
this contraction and expansion of demand. We believe that it is due pri- 
marily to three things: first, the doubling up of families to save rent; 
second, the movement away from the cities to farms; and third, the re- 
tardation of the marriage rate. 


We have discussed in recent issues the movement to and from the 
farm andthe fashion in which this movement away from the cities was 
hailed in 1942 and 1944 as a permanent reversal of the trend from the farm 
to the city, and how from 1944 on, in spite of popular opinion, the move- 
ment has again been strongly back toward the city. We have discussed in 
some detail in recent reports the doubling up of families during the de- 
pression and the spreading out of these families as industrial conditions 
improved. In this report we are primarily concerned with the fluctuations 


in the marriage rate and the effect of these fluctuations on the demand 
for housing accommodations. 


On the long spread on pages 806 to 809 in this report we show 
the fluctuations in the marriage rate for each metropolitan area in the 
United States,the central city of which contains more than 100,000 people. 
To each of these cities we have added each of the surrounding counties 
which had a marriage rate at least three times the state average. This has 
been done in order to include all "Gretna Greens". On these charts the 
average rate for the years 1922 to 1927 is considered as 100,and each year 
is expressed as a percentage of this average. The larger chart shows the 












































typical fluctuations in the marriage rate in all principal cities. 


On the chart on the bottom of the page we show the fluctuations 
in the marriage rate in principal metropolitan areas in the United States 
from 1867 to the present. The effect of the big depression of the seven- 
ties, the low marriage rate in the depression of the nineties,the retarda- 
tion during the World War, and the unusually low levels during the recent 
depression are all quite clear on this chart. 


In order to understand thoroughly the importance of the varia- 
tions in the marriage rate it is essential to realize that the dissolution 
of marriage through either death or divorce proceeds at a far more even 
rate regardless of booms or depressions. Marriages dissolved by death vary 
practically not at all with business conditions. Divorces decrease slight- 
ly in depression periods and increase slightly in boom periods. In periods 
of great prosperity the marriage rate exceeds the dissolution rate by a 
very sizable percentage. In periods of depression the dissolution rate ex- 
ceeds the marriage rate by a large percentage. During periods of depres- 
sion the number of separate family units is being decreased by death or 
divorce faster than it is being increased by new marriages, resulting in 
a net shrinkage in the number of separate family units. 


If these changes were slight, they would affect residential va- 
cancy to only a small degree; but when it is realized that in a depression 
like the one through which we have just been passing the marriage rate in 
many cities dropped to less than half of its accustomed height, while the 
dissolution rate remained practically stable, it can readily be seen that 
in a few year's time the number of families has shrunk materially. Since 
1944, however, the marriage rate in most cities has been increasing rather 
rapidly as many of the delayed marriages of the depression have been tak- 
ing place. We believe that the marriage rate will continue to increase, 
and that for a period of years new marriages will exceed dissolutions of 
marriage. This increase in the marriage rate is one of the reasons for 
the rapid absorption of vacancy which we have seen in the last few years. 


However,the shortage of marriages has been so great that it will 
take many years with the marriage rate above normal to restore the normal 
balance of married to single in our population. The marriage rate forms, 
we believe, one of the best indexes of confidence in the future. When the 
future is uncertain the marriage rate drops. We anticipate a slight drop 
this winter due to the general recession in business,but the general move- 
ment of the marriage rate is up and will continue up for many years. 
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The three charts above show a comparison of the real estate si 
cycle in Saint Louis, in the cities of the West Coast, and the general di. 
average of principal cities for the period from 1868 to the present. While sh 
there are some striking differences in the early years on these charts,the ti 
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similarities of the booms and depressions are more striking than their 
differences. The metropolitan areas of Los Angeles and San Francisco have 
shown a greater degree of real estate improvement than the other communi- 
ties of the West Coast. 
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REAL ESTATE TRANSFERS IN PRINCIPAL CITIES 
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| HE chart to the 
od: | | se right shows’ the 
| monthly fluctua- 
| tions in the foreclo- 

j sure rate in cities hav 
* ing more than 100,000 
i population. This chart 
513% 30 is corrected for sea- 
ij sonal fluctuation and 

is based on the com- 
pilations made by the 
HOLC. The dashed line 
+ on this chart shows the 
wo straight line trend, or 
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“FORECLOSURE RATE IN CITIES WITH 
MORE THAN 100,000 POPULATION 











pero coreg | the rate at which fore- 
REAL ESTATE ANALYSTS, INC 1 closures have been de- 

| | | clining. If this rate 

sititiiiiitiiiiii sltsatapuarilasaciarcaaal iio continues, foreclosures 


will be back to _ the 
1926 level by the spring of 190. It will be remembered that in 1926 we 
were approximately at the top of the real estate boom and that foreclo- 
sures at that time were almost negligible. 
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office and hotel building bonds. The buildings used are only those on 

which quotations can be secured monthly. The office building list in- 
cludes the following: Broadway Motors, Bryant Park, Bush Terminal, Carbide 
and Carbon, Chesebrough, Chrysler, Cleveland Terminal, Equitable (N. Y.), 
Graybar, Grant, Liggett, One LaSalle Street, Postum, Textile, Wanamaker 
(Phila.), Woodbridge. The hotel list is composed of issues of the follow- 
ing: Bowman-Biltmore, Eastern Ambassador Hotel, Eppley Hotels, George 


‘Te chart above shows the average fluctuations in the bid prices of 


Washington Hotels, Hotel Lexington, Hotel Sherman, Hotel St. George, La 


Salle Hotel, Lord Baltimore, National Hotel of Cuba, Palace Hotel, San 
Francisco, Park Central Hotel, Pitts Hotel, Savoy-Plaza, Sevilla-Biltmore, 
Sherry-Netherland, Stevens Hotel, Waldorf-Astoria. 
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